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China’s Manufacturing Transformation and Upgrading
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Figure 1: China’s Share of Global 
Manufacturing Added Value

Figure 2: China’s Share of Global High-Tech 
Manufacturing in 2024
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Source: National Bureau of Statistics, CBRE Research, November 2025

The world’s largest 
manufacturing base is upgrading

This year marks the final phase of “Made in China 2025”; a state-led industrial strategy 
launched in 2015 to transform China from a manufacturer of low-cost goods into a global 
leader in high-tech manufacturing and innovation.

Progress towards achieving this goal has been rapid, with data from the National Bureau 
of Statistics showing that between 2015 and 2024, China's manufacturing value-added 
grew at an annual rate of 6%. Calculated at current dollar prices, China's share of global 
manufacturing value-added rose from 25.9% in 2015 to 27.7% in 2024.

China now stands as the world's largest manufacturing nation. With 41 major industrial 
categories, 207 medium-level industrial categories, and 666 minor industrial categories, 
China is the only country in the world to possess all industrial categories listed in the 
United Nations Industrial Classification. 

The country continues to pursue industrial upgrading. From 2015 to 2024, the share of 
high-tech manufacturing in the national industrial output value of enterprises above 
designated size rose from 11.8% to 16.3%. In the first half of this year, the output value of 
high-tech manufacturing enterprises above designated size grew by 9.5% y-o-y. 

In manufacturing sectors such as electric vehicles, shipbuilding, high-speed rail, and 
biopharmaceuticals, China has already taken a leading position globally. The country has 
also achieved breakthrough progress in areas such as integrated circuits and industrial 
robots.
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Figure 3: Changes in Underlying Asset Valuations for C-REITs from 2022 to 2024

Source: REITs annual asset valuation reports, CBRE Research, November 2025

Three key attributes of 
modern manufacturing 
plant attracting C-REITs

Since 2022, China's economy has faced the challenges of 
structural transformation, cyclical fluctuation, and ongoing 
external uncertainty. Consequently, the operational performance 
and asset valuations of public C-REITs has experienced amplified 
volatility, leading to the emergence of divergent trends.

During 2022-2024, C-REITs eschewed R&D offices and warehouse 
logistics properties in favour of modern manufacturing plants, 
which maintained stable asset valuations and attracted increasing 
investor attention. CBRE believes the enhanced resilience 
demonstrated by modern manufacturing plants primarily stems 
from three key characteristics:

1. Ability to attract tenants from high-growth industries；

2. Stable and secure lease agreements；

3. Relatively diversified tenant structure
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REIT Name Lingang Innovation Industrial Park REIT Dongjiu New Economic Industrial Park
Liandong Science & Technology Innovation 

Industrial Zone
Yizhuang  Industrial Zone

Location of
underlying assets

Shanghai
Shanghai, Kunshan, Wuxi, Changzhou, Nantong, 

Chongqing
Beijing Beijing

Numberof tenant 73 60 126 12

Net leasable areas 216,584 sq. m. 382,063sq. m. 194,399 sq.m. 122,897 sq.m.

Industrial 
categories1

37%

28%

19%
14%

Precision
machinery

New
materials

Information
technology

Auto &
parts

14%
12% 12% 11%

Auto &
parts

Integrated
circuit

Pharmaceuticals AI &
new materials

58%

18% 14% 10%

PharmaceuticalsSpecialized
equipment

Others General
equipment

54%

35%

Auto & parts Techonologies

Figure 4: Tenant Profiles of Modern Manufacturing Plant C-REITs

Note 1: Lingang Innovation Industrial Park REIT and Dongjiu New Economic Industrial Park are based on Q3 reports, LiandongScience & TechnologyInnovation IndustrialZone and Yizhuang IndustrialZone are basedon IPO reports.

Source:  Quarterly reports, IPO reports, CBRE Research, November 2025

Tenants from high-growth 
industries: clusters of advanced 
manufacturing

Information disclosed by the four listed modern manufacturing plant C-REITs shows the composition of their tenants is 
highly concentrated in strategic emerging industries and high-tech manufacturing sectors such as automotive, 
biopharmaceuticals, new materials, information technology, and equipment manufacturing.

These industries represent China's manufacturing upgrading and transformation and continue to receive strong support 
from national and local governments. Their high growth potential and high added-value characteristics help modern 
manufacturing plant better withstand risks during economic fluctuations.
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The Ministry of Industry and Information Technology announced a 
total of 80 advanced manufacturing clusters during 2022 and 
2024, covering key industries such as high-end equipment 
manufacturing, next-generation information technology, 
biopharmaceuticals, and new energy vehicles. Geographically, the 
Yangtze River Delta (29 clusters), Beijing-Tianjin-Hebei region (17 
clusters), and Pearl River Delta (eight clusters) represent the areas 
with the highest concentration of advanced manufacturing 
clusters. These regions also exhibit the strongest demand for high-
standard factory buildings and the greatest growth potential.
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Figure 6: National Advanced Manufacturing Clusters
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Figure 5: Categories of National Advanced Manufacturing Clusters
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CBRE has assisted numerous domestic and 
international advanced manufacturing enterprises 
in selecting sites for modern manufacturing plant 
over the past two years
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Over the past two to three years, average occupancy in modern 
manufacturing plant C-REITs’ portfolios has consistently 
remained above 95%, with rents holding largely stable. Modern 
manufacturing plants’ stable operating cash flow is closely tied to 
their long lease terms and high lease renewal rates.

Long Lease Terms : Leases for modern manufacturing plant 
typically span three to five years, with medium-to-large tenants 
often securing terms exceeding five years. Public information 
shows that as of Q2 2025, the average remaining lease term for a 
modern manufacturing plant C-REIT’s portfolio was 2.8 years, 
eclipsing that for warehouse logistics (2.0 years) and R&D office 
(2.1 years).

High Renewal Rates: Modern manufacturing plant tenants 
typically exhibit renewal rates exceeding 80%. This stems 
primarily from substantial renovation and equipment investment 
by manufacturing enterprises upon taking occupancy, coupled 
with stringent requirements for surrounding industrial 
infrastructure. Relocating production facilities therefore incurs 
significant relocation costs.

从企业行业来看，制造业对于建筑物及园区的配套设备设施及服务要求
高，入驻后装修及设备投入多，搬迁成本较大，因此租户粘性较高。高
端汽车及新能源汽车关键零配件产业园对于园区内配套设施、周边环境
等也都有更严格的服务要求，同时租户的承租能力及稳定性也相对更高，
为项目底层收益的稳定性打下了良好的基础。

项目租户以生产型企业为主，租户更换生产场所成本较高，因此租户租
赁粘性亦相对较高。根据联东集团旗下运营的经营年限相对较长的北京
及周边地区同类产业园区项目的租户续租情况，大部分租户选择了续约，
具较强的租户粘性。

在租户到期后的续租率方面，基础设施项目租户以生产型企业为主，租
户更换生产场所成本较高，因此租赁粘性相对较高。根据原始权益人提
供数据显示，联东已运营的环京区域内的租赁型产业园区项目，2021-
2023 年平均续租率38均为90%以上，考虑到基础设施项目达到经营稳定
阶段后换租情形较少，参考同片区项目过往续租率情况，基础设施项目
换租空置及优惠期测算过程中，按照平均续租率假设为80%进行审慎测算。
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Figure 10: Top Five Tenants’ Share of Rental Revenue for Industrial C-REITs in Q2 2025

Source: REITs quarterly reports, CBRE Research, November 2025

Relatively diversified 
tenant structure

The universality and efficiency of modern manufacturing 
plant, coupled with their ability to meet integrated production, 
R&D testing, and operational needs, aligns with the spatial 
requirements of small and medium-sized enterprises across 
diverse industries, resulting in relatively high tenant 
dispersion.

C-REIT data show that as of Q2 2025, the top five tenant 
concentration rates for Lingang Industrial Park 
(manufacturing plant), Dongjiu New Economy (manufacturing 
plant), and Liandong Sci-Tech Innovation (manufacturing 
plant) were 70%, 33%, and 23% respectively, resulting in an 
average of 42%. This exceeds the 34% average for R&D office 
C-REITs but remains significantly below the 70% 
concentration typical of warehouse logistics C-REITs.

In terms of average tenant space per unit, modern 
manufacturing plant C-REITs range between 1,000 and 6,000 
sq. m., similarly positioned between warehouse logistics and 
R&D office park projects.
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Attributes of Modern manufacturing plants
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– Large-scale development rather 
than scattered small-scale plots. 
Land area typically exceeds 100 mu, 
with minimum requirements of 60 
mu in tier I cities and select 
industrial hubs within the Yangtze 
River Delta and Greater Bay Area. 
Generally combining single-storey 
and multi-storey buildings to 
provide intensive, multi-functional 
spaces encompassing production, 
R&D testing, and operations. Some 
parks offer supporting facilities 
such as catering and 
accommodation.

– Comprehensive supporting services 
including industrial investment 
promotion, leasing operations, and 
property management are provided 
by local government park platform 
companies and specialised property 
development and operation 
agencies.

– Highly standardised architecture 
and supporting facilities, with broad 
applicability across industries, 
featuring flexible spatial floors and 
partitioning for individual units.

– Primarily focused on catering to 
high-tech industries such as 
biopharmaceuticals, new energy, 
new materials, information 
technology, and equipment 
manufacturing.

–Industrial 
Universality

–Land 
Efficiency

–Professional
Operations

What is modern manufacturing plant?As the backbone of China’s manufacturing industry, 
modern manufacturing plants are currently 
experiencing a transformative phase driven by 
industrial upgrading, industrial clustering, and 
intensive land utilisation. Enterprises' demands for 
production space are rapidly shifting from basic site 
requirements to modern manufacturing plants 
equipped with comprehensive supporting facilities 
and featuring efficient planning.

Modern manufacturing plants exhibit three key 
characteristics across architectural parameters, 
spatial adaptability, and asset operations. These are 
industrial universality, land efficiency, and 
professional operations.
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ModernManufacturing Plant;  Single Story ModernManufacturing Plant –  Multi Storey Traditional Single-Storey Manufacturing Plant

Suitable for Productionand R&D Manufacturing plants & facilities

Height Production area: 8–11 m; Office area: 3–5 m. 1st floor: 7-12m; 2nd floor and above: 4-7 m. 8-10 m.

Load bearing Production area: 2–5 tons per sq. m.; Office area: 0.2–0.5 tons per sq. m.
1st floor: 1–5 tons per sq. m.; 

2nd floor and above: 0.5–3 tons per sq. m.
1– 5 tons per sq. m.

ColumnGrid Above 9 m. × Above 25 m. Above 8 m. × Above 8 m. Below9 m.× below 18 m.

Structure Mostlysteel concretestructures Mostly steel concrete structures Mostly light steel structures

Single-building floorarea 3,000-10,000sq. m. 2,000-8,000 sq. m. 3,000-10,000sq.m.

Minimum lease area 1,500sq. m. 500 sq. m. 1,500sq. m.

Fire Safety Class D or Class C, Grade 2, with sprinkler system Class D

Fit-out Provide fit-out or renovation services for occupiers
Provide fit-out or renovation services for occupiers, with 

elevators
Rough finished

Amenity equipped furnished apartments, cafeteria dining, convenience stores, and other lifestyle amenities N.A.

Entrance Provide a separate entrance according to occupiers’ requirements
Two entrances to accommodate the needs of dual-

unit rentals

Types of occupiers Differenttypes of manufacturers Production + R&D Medium-to-large-scale manufacturers

Operation Suitable for small and medium-sized enterprises, single buildings or single-floor or or shared occupancy is available
Suitable for large-scale manufacturing enterprises, 

primarily standalone buildings

Specifications of modern manufacturing plants2

Note: summarized from public information of REITs and CBRE practices. Source: CBRE Research, November 2025
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measures the amount of 
land occupied and tax 
contribution; it is the 

amount of tax generated 
per unit area of land

Land 
Productivity

 measures the economic 
value generated per unit 

area in a year; it is the ratio 
of total output to the land it 

occupies

the ratio of the combined 
floor area of all buildings 
and used for production 
and related to the land it 

occupies

the ratio of office and 
service facilities to the 

land it occupies

the ratio of a building's 
total floor area to the 

area of the land it 
occupies

Plot Ratio

Normative Indictors Recommend Indictors

Building 
Coverage

Office and 
Service Facility 

Land Ratio

Tax 
Contribution

the ratio of fixed asset 
investment (including 

buildings, equipment, and 
land costs) to the land it 

occupies

Investment 
Intensity

Control indicators for industrial land
China’s Ministry of Land and Resources has established control indicators for industrial land use, comprising both normative and recommended indicators. Normative indicators include plot ratio, building 
coverage, and the proportion of land allocated for administrative offices and service facilities. The Ministry establishes national control values, while provincial and municipal governments formulate local 
standards based on specific conditions. However, control values for plot ratio and building coverage are generally not lower than national standards, and the proportion of land for administrative offices and 
living service facilities should generally not exceed the national control indicators. 

Recommended indicators include fixed asset investment intensity, land productivity, and land tax contribution. The Ministry of Natural Resources establishes national recommended values for fixed asset 
investment intensity based on different manufacturing classifications and industrial land grades. Local governments may reference and select all or part of these recommended indicators to establish control 
values for local implementation, considering local economic development levels and the input-output conditions of large, medium, and small enterprises. (For details, see “Control Indicators for Industrial Land 
Use,” Ministry of Natural Resources, 2023)

Source: Control Indicators for Industrial Land Use by Ministry of Land and Resources, CBRE Research, November 2025
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Conclusion
As China continues to vigorously pursue manufacturing transformation and upgrading, modern 
manufacturing plants featuring efficient planning, comprehensive industrial support facilities, and 
spaces tailored to the complex spatial demands of high-tech industries will continue to serve as 
indispensable infrastructure.

Following the successive listing of four modern manufacturing plant C-REITs since 2022, this 
emerging format of commercial real estate has drawn increasing investor attention. Benefiting from 
a tenant structure aligned with industrial upgrading, high tenant retention and long lease terms, 
along with tenant diversification, modern manufacturing plants have demonstrated resilience amid 
recent macroeconomic fluctuations and offer investors cash flow featuring stability with growth 
potential.

CBRE advises investors to target modern manufacturing plant located in regions with a high concentration 
of advanced manufacturing, such as the Yangtze River Delta, Pearl River Delta, Beijing-Tianjin-Hebei, and 
Chengdu-Chongqing. 

Unlike other commercial real estate asset types, investing in modern manufacturing plant requires a 
thorough understanding of local policies regarding industrial attraction, investment intensity, and land 
productivity, along with their impact on investment operations and exit strategies. Regarding investment 
strategies, CBRE recommends investors prioritise partnering with specialised developers possessing 
extensive industrial resources and leading operational capabilities to establish Pre-REIT funds. Opportunities 
involving sale-and-leaseback arrangements with high-quality tenants and stable leases should also be 
considered.
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Attachment: rent range of modern manufacturing 
plants3 in major cities

Note: excluding multi-storey R&D projects. Source: CBRE Research, November 2025

Tier 1cities Rent (Rmb, per sq. m.  per day, including tax excluding management fee)

Beijing 1.0 – 2.5

Shanghai 0.9 – 2.0

Guangzhou 0.6 – 1.6

Shenzhen 1.2 – 2.0

Tier 2 cities

Nanjing 0.6 - 1.2

Suzhou (includes Kunshan, Taicang, 
Changshu and Zhangjiagang

0.7 - 1.5

Wuxi (include Jiangyin) 0.8 - 1.2

Changzhou 0.6 - 0.9

Nantong 0.6 - 0.8

Hangzhou 0.6 - 1.7

Dongguan 0.6 –1.0

Foshan 0.6 –1.0

Tianjin 0.6 –1.0

Chengdu 0.6 –1.0

Chongqing 0.6 –0.8
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